
Chan & Partners Engineering, LLC
4319 James Casey Street, Suite 300 Austin, Texas 78745

Phone (512) 480 8155 Fax (512) 480 8811
TBPE Firm Registration No. F 13013

www.chanpartners.com

September 2, 2015

Case Manager
Watershed Protection & Development Review Department
City of Austin
P.O.Box 1088
Austin, TX 78767

RE: AISD Bowie High School Practice Fields
Variance Request Letter

Dear Case Manager,

On behalf of the Austin Independent School District (AISD), Chan & Partners Engineering, LLC (CPE) is
submitting this variance letter request for the construction of the AISD Bowie High School practice fields.
The following provides supporting information on the requested Land Development Code (LDC) variance
for your review and consideration.

Section 25 8 482 Water Quality Transition Zone

This section of the LDC prohibits development within the water quality transition zone that lies over the
Edwards Aquifer recharge zone. Although practice fields create an open space and do not increase
impervious cover, athletic fields are excluded as open space in the Barton Springs Zone per section 25 8
261(B)(1). Per section 25 8 41(B), the Land Use Commission may grant a variance from a requirement of
section 25 8 482 after determining the variance prevents a reasonable, economic use of the property
and it is the minimum change necessary to allow a reasonable, economic use of the property.
Reasonable economic use of the property is defined through the City of Austin/AISD interlocal
development agreement for this site.

As discussed above, the proposed location of the practice fields provides the least environmental impact
to the property and associated environmental features when compared to other field location options.
If the practice fields were located on the north side of the creek, as contemplated in the interlocal
agreement, a low water crossing for pedestrian and emergency vehicle access would need to be
constructed in the tributary. The limits of construction and disturbed area would be greater, the
number of tree inches removed would increase, and the setbacks from other environmental features
would be reduced. Conversely, constructing the fields near Slaughter Lane will expand a contiguous
undisturbed area by adding approximately 40 acres from this site with an adjacent 25 acre city of Austin
tract being preserved for Jacob’s Cave and other features, along with the 167 acre Blowing Sink
Research Management Area; resulting in approximately 230 acres of contiguous undisturbed land in the
recharge zone.
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CHAN & PARTNERS ENGINEERING, LLC
Consulting Civil Engineers

Allowing the athletic fields near Slaughter Lane, while requiring a variance, will improve the overall
protection of critical environmental features and water quality of the Edwards Aquifer, when compared
to other field location options, which may not require a variance.

Thank you for your time and consideration of the variance being requested.

Sincerely,

CHAN & PARTNERS ENGINEERING, LLC

Tom Curran, P.E.
Vice President
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ENVIRONMENTAL BOARD VARIANCE APPLICATION TEMPLATE  

 

Insert Applicant Variance Request Letter here. 

 

PROJECT DESCRIPTION 
Applicant Contact Information 

Name of Applicant Austin Independent School District 

Street Address 812 San Antonio Street 

City State ZIP Code Austin Texas 78701 

Work Phone 512-414-8950 (attn.: Flo Rice) 

E-Mail Address FRice@austinisd.org 

Variance Case Information 

Case Name  Bowie High School Practice Fields 

Case Number SP-2014-0465DX 

Address or Location 3900-1/2 West Slaughter Lane 

Environmental Reviewer 
Name 

Mr. Jim Dymkowski 

Applicable Ordinance Land Development Code 25-8-482 Water Quality Transition Zone 

Watershed Name Slaughter Creek 

Watershed Classification 
☐Urban             ☐  Suburban    ☐Water Supply Suburban 

☐Water Supply Rural               x Barton Springs Zone 

Edwards Aquifer Recharge 
Zone  

x Barton Springs Segment       ☐ Northern Edwards Segment        

 ☐ Not in Edwards Aquifer Zones 
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Edwards Aquifer 
Contributing Zone 

☐ Yes     ☐ No        

  

Distance to Nearest 
Classified Waterway 

120‐feet to minor waterway 

Water and Waste Water 
service to be provided by 

City of Austin (water only, wastewater not applicable) 

Request 
 

The variance request is as follows (Cite code references:  Per Section 25‐

8‐482, development activities are not permitted in the Water Quality 

Transition Zone within the Barton Springs Zone.  The request is to allow 

a portion of a natural grass field to play on within the transition zone.  

Per section Section 25‐8‐261(B)(1), a grass playfield is considered a 

development activity within the Barton Springs Zone. 

 

Impervious cover 

square footage: 

acreage: 

 percentage: 

Existing 

___0_____ 

___0_____ 

___0_____ 

Proposed 

___0______ 

____0_____ 

___0______ 

Provide general 

description of the 

property (slope 

range, elevation 

range, summary of 

vegetation / trees, 

summary of the 

geology, CWQZ, 

WQTZ, CEFs, 

floodplain, heritage 

trees, any other 

notable or 

outstanding 

characteristics of the 

property) 

The site is within the Fredericksburg soils group, which is comprised of shallow 
clay soils overlying limestone.  The land is relatively flat with slope in the 1‐3 
percent range.  Vegetation is mostly open grasses with clumps of cedar and oak 
trees scattered about, some of which classify as heritage trees.  The 45‐acre site 
is more heavily wooded in the northeast quadrant, which is outside of any 
proposed activity.  There is a minor tributary traversing the site with a Critical 
Water Quality Zone.  Floodplain drainage easements were dedicated during the 
land subdivision process in 2003.  An Environmental Resource Inventory was 
recently performed and identified a CEFs such as wetlands and solution cavities, 
with buffer zones being established and respected.    

 

Clearly indicate in what  A portion of the proposed grass playfield is within the Water 
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FINDINGS OF FACT  

As required in LDC Section 25‐8‐41, in order to grant a variance the Land Use Commission must make 

the following findings of fact:   

Include an explanation with each applicable finding of fact. 

Project:  Bowie High School Practice Field 

Ordinance:  

A. Land Use Commission variance determinations from Chapter 25‐8‐41 of the City Code: 
 

1. The  requirement  will  deprive  the  applicant  of  a  privilege  or  the  safety  of  property  given  to 
owners of other similarly situated property with approximately contemporaneous development.  

Yes/No    In 2012, the City of Austin and AISD executed a site specific interlocal agreement 

to protect the environmentally sensitive area while allowing for the construction of up to two 

natural grass practice fields.  AISD in turn agreed to construct an iron fence to separate and 

protect the City of Austin Jody Cave preserve tract, prohibit vehicular access on the AISD 

property, along with other environmental awareness efforts to preserve the tract to the 

greatest extent feasible.  The proposed activity is in accordance with the agreement and the 

variance helps to provide a better overall environmental protection plan for the area as it leaves 

42 contiguous acres of the site undisturbed in it native state adjacent to the city’s Jody Cave and 

Blowing Sink preserve tracts.  The result is over 230 contiguous areas of land in the recharge 

zone being left in its natural state. 

  

2. The variance: 
 

a) Is not based on a condition caused by the method chosen by the applicant to develop the 
property,  unless  the  development  method  provides  greater  overall  environmental 
protection than is achievable without the variance; 

 

way the proposed project 

does not comply with 

current Code (include 

maps and exhibits) 

 

Quality Transition Zone.  Since the playfield is considered a 
development activity, it requires a variance from code (Section 25-
8-482) 
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Yes/No  The location of the proposed play field area, located adjacent to Slaughter Lane, 

provides the highest level of environmental protection to the overall tract and area.  By locating 

the playfield in close proximity to the arterial road, school, and apartments, a larger contiguous 

area of undeveloped land will remain in its natural environment.  The proposed method 

provides greater overall environmental protection than is achievable without the variance.     

 
b) Is  the minimum  change  necessary  to  avoid  the  deprivation  of  a  privilege  given  to  other 

property owners and to allow a reasonable use of the property;  
 

Yes/No  The variance is the minimum change necessary to accomplish at least one full 

sized football or soccer practice field on the 45‐acre site. 

 

c) Does not create a significant probability of harmful environmental consequences; and 
 

Yes/No  The proposed activity on the property does not create a significant probability 

of harmful environmental consequence.  The play field area will be natural grass, with 

downstream native buffer zones.  AISD has an approved Integrated Pest Management Plan 

(IPM) with the city that is utilized on all of its properties.  AISD is also incorporating downstream 

Best Management Practices to promote retention, filtration, and infiltration of stormwater 

runoff. 

 

3. Development with  the variance will  result  in water quality  that  is at  least equal  to  the water 
quality achievable without the variance. 

 

Yes/No    The variance results in water quality that is at least equal if not better to the 

water quality achievable without the variance if the practice field area was placed elsewhere on 

the property.  The variance reduces the area of disturbance, reduces the number of trees 

removed, and eliminates the need to cross the minor tributary, which would result in 

construction and permanent activities within the Critical Water Quality Zone. 
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B. Additional  Land Use  Commission  variance  determinations  for  a  requirement  of  Section  25‐8‐393 
(Water Quality Transition Zone), Section 25‐8‐423 (Water Quality Transition Zone), Section 25‐8‐453 
(Water Quality Transition Zone), or Article 7, Division 1 (Critical Water Quality Zone Restrictions): 

 

1. The criteria for granting a variance in Section A are met; 
 

Yes/No    See above. 

 

2. The requirement for which a variance is requested prevents a reasonable, economic use of the 
entire property; and 

 

Yes/No    The site specific interlocal agreement between the city of Austin and AISD 

outlines the intended use and protection of the property.  The proposed use is 

consistent with the interlocal agreement and the variance enables reasonable use while 

providing better overall environmental protection in the area. 

 

3. The  variance  is  the  minimum  change  necessary  to  allow  a  reasonable,  economic  use  of  the 
entire property. 

 

Yes/No    The variance is the minimum change necessary while allowing use of the 

property.   

 

**Variance approval requires all above affirmative findings. 
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A  

 

Exhibits for Board Backup and/or Presentation 
Please attach and paginate. 

o Aerial photos of the site (backup and presentation) 

o Site photos (backup and presentation) 

o Aerial photos of the vicinity (backup and presentation) 

o Context Map—A map illustrating the subject property in relation to developments in the 

vicinity to include nearby major streets and waterways (backup and presentation) 

o Topographic Map ‐ A topographic map is recommended if a significant grade change on 

the subject site exists or if there is a significant difference in grade in relation to 

adjacent properties. (backup and presentation) 

o For cut/fill variances, a plan sheet showing areas and depth of cut/fill with topographic 

elevations. (backup and presentation) 

o Site plan showing existing conditions if development exists currently on the property 

(presentation only) 

o Proposed Site Plan‐ full size electronic  or at least legible 11x17 showing proposed 

development, include tree survey if required as part of site or subdivision plan (backup 

and presentation) 

o Environmental Map – A map that shows pertinent features including Floodplain, CWQZ, 

WQTZ, CEFs, Setbacks, Recharge Zone, etc. (backup and presentation) 

o An Environmental Assessment  pursuant to ECM 1.3.0 (if required by 25‐8‐121) (backup 

only) 

o Applicant’s variance request letter (backup only) 
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Aerial Maps - 2
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Bowie High School Practice Field Site Photos

Google Street View at proposed pedestrian crossing
of Slaughter Lane at Wolf Trap Drive. Location of
proposed fields in background.

Site Photos - 1
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Tree #3621 – 27.5 inch Live Oak. Administrative
variance requested for removal. Mitigation at 300%.
Tree rated by arborist as fair, small crown, covered in
vines, some basal decay.

Site Photos - 2
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Tree #3621 – looking up at crown

Site Photos - 3
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Wetland feature G05 – close to center of property on
north side of channel

Site Photos - 4
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Centerline of channel – with proposed layout, a
crossing is not required.

Site Photos - 5
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Photo representing typical site conditions for western
two thirds of the site. Eastern third is more heavily
wooded.

Site Photos - 6
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Site Plan - 1
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Site Plan - 2
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Site Plan - 3
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Site Plan - 4
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Site Plan - 5
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Site Plan - 6
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Site Plan - 7
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AISD Development Agreement - 1

24 of 40Item C-08 Part 2 of 3



AISD Development Agreement - 2
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AISD Development Agreement - 3
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AISD Development Agreement - 4
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AISD Development Agreement - 5
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AISD Development Agreement - 6
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AISD Development Agreement - 7
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AISD Development Agreement - 8

31 of 40Item C-08 Part 2 of 3



AISD Development Agreement - 9
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AISD Development Agreement - 10
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AISD Development Agreement - 11
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AISD Development Agreement - 12
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AISD Development Agreement - 13
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AISD Development Agreement - 14
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AISD Development Agreement - 15
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AISD Development Agreement - 16
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AISD Development Agreement - 17
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